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September 2008

Greetings from the Sun Mesa Board of Directors! Please take a few minutes to read the latest updates      

                                             about your Community!

Z & R Property Management: As your property managers, Z & R implements all of the Board’s decisions and passes architectural submissions on to the ACC. Any Association questions can be forwarded to Z & R at (719) 594-0506.  Any homeowner who has a problem, comment or suggestion is asked to submit a letter to Z & R for proper follow-up and Board review. The address for correspondence is 6015 Lehman Drive, Suite 205, Colorado Springs, CO 80918. Emails can be sent to Kerry@zandrmgmt.com and faxes can be sent to (719) 594-0473.

Maintenance Issues

1. Shrub and tree pruning

Shrub pruning is done by Unlimited Landscape Services (ULS) as part of the overall landscape maintenance contract.  This will be done a little later after most of the new growth has occurred and the flowering shrubs have peaked.  Some of us have periodically trimmed off excess new growth throughout the spring and summer to keep shrubs under control.  We are currently working to get an arborist under contract to prune the deciduous trees along Sun Mesa¹s streets - some of these are noticeably overgrown and a little TLC by individual homeowners may be in order.  Small amounts of clippings can usually be included in household trash.

2. August rain

The August rain was a welcome relief from the drought that began early in the year.  The grass has bounced back nicely and may soon need another round of fertilizer.  In the longer term, we could lose a few trees since many are not located in grassed areas and do not get any water from lawn irrigation. The same can be said of the ornamental trees and larger shrubs in the common property in front of each unit; even though they get some water from the drip system where it still operates, the amount is not adequate and supplemental hand watering is a good idea.

3. Tree removal

One of the medium-to-large cottonwood trees along the north fence (between us and Sunrise Townhomes) apparently took a lightening strike earlier this year and was taken down on Monday, August 25.  It¹s really not a big loss, but a nuisance to get the work done.

4. Touch-up paint

Several Association members (myself, Bob Dyster, Glenn Magnus) have small quantities of touch-up paint that can be used on stucco or wood trim that has a bare or worn spot. It is a water-based product that is easy to work with and clean-up is very simple.  Volunteers have done considerable touch-up work, but most homeowners are undoubtedly equally able and capable.

5. Ditch sinkhole

A small sinkhole in the drainage ditch on the west end of Sun Mesa was first noticed in early May of this year.  Physical inspection showed that the sinkhole was near a junction in the concrete culvert that takes storm run-off under Gleneagle Drive.  The problem was reported to El Paso County Highway Division personnel soon after it was first noticed.  After protracted telephone discussions and email exchanges with County officials, they finally agreed that maintenance of the drainage culvert was the County¹s responsibility, and work was performed on August 19 or 20.   We

believe the culvert repair and hole fill-in was actually done by Erickson¹s contractor, who acknowledged that an unused culvert extension had never been properly capped.

Throughout the protracted process, County officials were very reluctant to take responsibility for the needed maintenance.  Wayne Williams, the County Commissioner for our district, was copied in the email exchanges and was very helpful in preventing indefinite stonewalling by Highway Division officials.

6. Underground wiring fault

On July 24 we noted loss of electrical power to 3 irrigation controllers and the north entry light and electrical outlet.  The symptoms strongly indicated an electrical short somewhere in the underground wiring to the affected controllers and entry light.  After extensive troubleshooting by Urban Electric (unsuccessful) and then Stellick Electric, the fault was traced to the Romex cable north of unit 252.  Fault detection was complicated by the lack of any type of diagram of our various underground wiring.  Jim Stellick installed our pole lights 8 or 9 years ago and had some familiarity with our complex.  The last page of this newsletter provides addition details for anyone who might be interested; those details will be filed for future reference if needed.

Reminders

1. Exterior lights

The Sun Mesa pole lights do a fairly good job of lighting the main streets.

Nevertheless, it is a good idea to operate garage or patio lights to eliminate the shadowed spots that exist without supplemental lighting. Compact fluorescent bulbs can be used to reduce energy consumption, but they should not be used with photo sensors.

2. Garage doors

Some home owners, particularly those who don¹t have or don¹t use an air conditioner, tend to leave their garage doors open to help cool the garage and ventilate other parts of the house.  There are a lot of small rodents (mice and voles) and some larger scavengers (foxes, skunks, raccoons that have been attracted by open trash containers placed at street side by the residents of Ridge Pointe apartments) that may enter an open garage door in the late evening or during the night ​ something to consider.

3. Storage of Trash Containers 

Please be aware that trash containers must be stored out of sight until they are placed outside for the purpose of trash collection. So please take the time to make certain that your trash cans are not stored in front of your unit or in your back yard in such a way that they can be seen from another Lot, and placed on the curb no earlier than the evening before trash day (Thursday). 
Miscellaneous

1. Morningview subdivision

There has been no further work in the Morningview Subdivision to the east of Sun Mesa. The property was disfigured last summer when the utilities were installed, and that is the way it remains.  Colorado Springs apparently imposes no build-out requirements on developed property until a building permit is issued, which is not likely to occur in today¹s real estate market.

2. Patio Home Development

I noticed the opposition to the Gleneagle Golf Course development has set up a website (www.gleneagleupdate.com/ <http://www.gleneagleupdate.com/>).

Not much there yet, but the site may be worth checking periodically.

3. Noise comment from Sunrise

We had a telephone call from the property manager at Sunrise Townhomes concerning late night traffic and other noise purportedly from some of our residents.  We don¹t think there is much substance to the mild complaint, but maybe something to keep in mind in the spirit of neighborliness.

4. Association Covenant Violations 

If you witness a violation, please report it to Z & R by documenting what you see in writing, signing the letter and mailing it to Z&R Property Management. Faxes or emails are also perfectly acceptable. Anonymous complaints cannot be acted upon, please include your name and address in any complaints, it will not be divulged.

Thank you for taking the time to read this newsletter and be informed about your Community!

The Sun Mesa TOA Board of Directors and Management

APPENDIX - LESSONS LEARNED FROM IRRIGATION POWER FAILURE

Jim Stellick was called on 7/30/08 to come in and diagnose and repair the fault in the underground wiring; the fault had caused loss of electrical power to 3 controllers and the north entrance light.  He was able to learn some basic facts about our underground electrical network, but there are still unknowns that may become a problem in the future.

First, he established that the power source for the affected controllers (unit 12, unit 29 and unit 278) and the entry light is via the power pedestal in the far NE corner of Sun Mesa.  The wiring is routed from that outlet along the north and northwest edge of Sun Mesa all the way down to near unit 278.  There are two underground junction points, one on each side of the north entrance.  The first (east side about 2¹ SSE of telephone tower) is for the entry light/electrical outlet, and the second (west side about 4¹ W of edge of concrete and 1.5¹ N of landscape rocks) is for a branch connection that heads SE under the concrete to the controller mounted on the side of unit 29.  The second junction was an underground (about 18” deep) electrical splice that didn¹t use a junction box as required by code. This taped junction was replaced with an approved junction box.

A specialist from Berwick Electric (Leon) was employed by Stellick to locate the electrical junctions and eventually isolate the wiring fault.  This fault was a short in the Romex underground wire approximately 70 feet NE of controller 4 where this section of the underground irrigation wiring terminates.  Cutting out the defective section and splicing into the good sections corrected the fault and restored normal operation to the affected outlets.

Excavation to access the fault revealed damp ground all the way down to the Romex wire, which was positioned in close proximity to the irrigation water pipe (code requires minimum spacing of 6 inches). There was also a shielded cable, most likely the Adelphia/Comcast television cable, located very close to the water pipe and Romex wire.  Both the pipe and Romex wire had been sloppily repaired at some time in the past; the pipe was seeping moisture and the wire had been taped to protect damaged insulation. The dampness undoubtedly caused the wire repair to fail over the intervening years.  It is highly probable that Adelphia equipment damaged the wire and pipe during their cable installation, and simply patched things over for someone else to deal with in the future.

Some of the remaining unknowns where additional information may be required in the future are: first, the power source for the 5 unaffected controllers is unknown; second, the purpose of the power pedestal near the drain pan at the far west end is unknown (the electrician from Urban Electric was on the wrong track when he associated that outlet and wiring with our problem); it is possible that the wiring from the west end pedestal is somehow routed to the south controllers, but that was not established  during the troubleshooting.

Phil Book

8/8/08
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